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Double Bay Community Impact Statement

1 Introduction

The purpose of this Community Impact Statement (CIS) is to explain the potential outcomes and
implications of the proposed planning controls outlined in the Draft Double Bay Centre Planning and
Urban Design Strategy (2022) (Draft Strategy).

The Draft Strategy provides a new and cohesive planning and urban design framework to guide the
future of the Double Bay Local Centre as one of Woollahra’s unique centres. Having reviewed
current planning controls in Woollahra Local Environmental Plan 2014 (Woollahra LEP 2014) and
Woollahra Development Control Plan 2015 (Woollahra DCP 2015), the Draft Strategy is
recommending a new framework to retain the Centre’s’ stylish bayside village character.

The Draft Strategy seeks to maintain and enhance the existing unique character of the Centre as
Sydney's stylish bayside village, whilst creating opportunities to address future community needs,
including:

¢ The provision of additional housing choices for people to live and work in the Centre
e Our continued commitment to placemaking, and improvements to the public domain

¢ Opportunities to replace older building stock with new buildings demonstrating design
excellence

e Opportunities for more people in the Centre to contribute to its vitality and vibrancy
e More sustainable living

e Supporting local jobs and businesses in the Centre.

On 20 August 2018, Council resolved (in part):

G. THAT Council adopt the following process for the consideration and review of the planning
controls for the Double Bay commercial Centre in relation to maximum FSRs and building
heights, arising from consideration of the Hill PDA economic feasibility study:

1. Any proposed changes to floor space ratio, height controls, colonnades as well as other
related amendments, be submitted as soon as possible to a meeting of the Environmental
Planning Committee.

2. Following the endorsement of the planning control changes Council commence an
inclusive and representative community engagement program which includes:

i a series of community workshops at which the control changes and likely impacts will
be explained and feedback sought from participants

ii ~ publication of relevant explanatory material on Council’s website under “Our Woollahra
— Your Say.”

i an on-line survey

iv a public exhibition of proposed changes to be held at Council’s customer service area
and at a suitable location in Double Bay.

v 3D visualisations of indicative future development.

vi a community impact statement which explains the likely impacts of the proposed
changes.

vii Other innovative engagement methods as may be recommended by Council’s
communications team.

3. Following the completion of the community engagement program, a planning proposal and
associated DCP amendments be prepared and referred to the Woollahra Local Planning
Panel for advice prior to submission to the Environmental Planning Committee.

T For this report, the term ‘Double Bay’ will refer to the suburb and ‘the Centre’ to the Double Bay Centre. The
‘community’ will refer to all users of the Double Bay Centre, including people who live, work, shop and visit.

Woollahra Municipal Council
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This CIS has been prepared in response to part G 2(vi) of this resolution. This CIS recognises that
the proposed changes to the planning controls and the urban fabric will have potential impacts on
the community. These impacts will extend beyond the Centre, including the surrounding residential
areas. In the main, this statement assesses community impacts against the Liveability Directions
and objectives of the Greater Sydney Region Plan: A Metropolis of Three Cities (2018). Table 1
below summarises the proposed changes to the planning controls and their potential impacts on the

community.

Table 1: Summary of the Draft Strategy and their potential impacts on the community

Draft Strategy Recommendations

Potential community impacts

Building height and street wall height:

e Maximum height of 6 storeys on some
sites

e Lower street wall height of 2 or 4
storeys (subject to the street/block
characteristics)

Maintain the Centre’s human scale and preserve the village
character where people want to live, work and visit.

Maintain and improve solar access in key public spaces by
moderating building height and providing setbacks.

Encourage the regeneration of older building stock and
provide opportunities for high-quality buildings with good
internal amenity and design excellence.

Built form recommendations:

e Setbacks and separation distances
e Building depth

e Built form transition

Address overshadowing and create more liveable places.

Maintain and enhance the internal amenity of the residential
units, including solar access and cross ventilation.

Provide opportunities for communal open spaces and urban
greening, while mitigating the perceived bulk and scale of
development from the public domain.

Unit mix:

e Capacity for smaller, more compact
dwellings throughout the Centre

Potentially attract a new demographic to the community.

Land use:

¢ Increase non-residential floor space in
the Centre

o Active retail uses on the ground level

e Non-residential on Level 1

¢ Residential development on upper
levels

Retain and enhance the Centre’s mixed-use function whilst
increasing employment opportunities, making the Centre a
destination to both live and work.

Discourage developer-led spot rezonings that are
inconsistent with the desired future character.

Encourage mixed-use development and active frontages to
create a vibrant streetscape, increase passive surveillance
and facilitate a night-time economy.

Amalgamation pattern

Maximise active frontages and minimise service/deactivated
fagades to create a more vibrant and pedestrian-oriented
public domain, whilst also facilitating on-site car parking and
waste management.

Public domain improvements:

Pedestrian links and arcades
Shared laneways and pedestrianised
streets

e Urban parks and civic spaces

Increase pedestrian permeability and walkability.
Maximise street activation and pedestrian amenity.

Provide opportunities for pop-up events and cultural activities
in the public domain.

Improve community liveability via public domain
improvements which would be consistent with the Double
Bay Centre Public Domain & Lighting Strategies.

Active transport and parking requirements:

e Reduce car parking for studio and one-
bedroom apartments
e Provide active transport infrastructure

Encourage a modal travel shift by increasing the use of
active transport in and around the Centre

Enhance pedestrian and cyclists' safety
Encourage and support health and wellbeing outcomes

Woollahra Municipal Council
Last Reviewed: March 2022
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2 Double Bay Economic Feasibility Study 2015 and 2018

In 2015, Hill PDA was appointed to investigate the challenges and barriers to the future
redevelopment in the Centre from an economic perspective. The study was considered necessary
to provide a better understanding of why limited development had taken place in the Centre in
recent years. The study identified:

¢ Significant demand for housing in the Centre due to its distinctive waterfront location and
proximity to the Sydney CBD

e Living in the Centre is attractive to a younger demographic, however, this is not attainable
based on the current offerings and market values

The main conclusion of this study was that redevelopment under the current planning controls, in
most cases, was not economically viable. The economic constraints were:
e The high underlying land values in the Centre

¢ The high investment value of sites (that is the return achieved by the existing businesses
and uses on the sites)

e The need to amalgamate sites to achieve a development site of a reasonable scale
The key recommendation from this study was that whilst the Centre has become increasingly
attractive for investment, most sites require an FSR of between 3:1 and 3.5:1 to facilitate
development. The report qualified that an appropriate FSR in this range will require the
consideration of the built form impacts associated with building bulk, scale and heights. The report

did not comment on built form impacts. The report recognised that the economic viability of new
development was only one of a number of planning and urban design considerations.

Additionally, the report recommended five other options to support appropriate future development:

e A reduction in mandatory car parking rates for studio and one-bedroom apartments

¢ A minimum requirement for the provision of studio and/or one-bedroom apartments to attract
a younger demographic of ‘city makers’ and support the overall vitality of the Centre

e A maximum unit size for all (or the majority) of 1 bedroom and 2 bedroom apartments (no
more than 10% in size above SEPP 65 minimums) with the aim of providing more affordable
prices

e A bonus FSR as an incentive for development proposals to include additional smaller units
¢ A range of compact apartments sized below the SEPP 65 guidelines of 50sgm for 1 bedroom
apartments e.g. 40sgm to facilitating additional residents and more affordable prices.

In early 2018, staff expressed concerns with the proposed land use mix in recent development
applications (DAs) in Double Bay. These DAs incorporated retail elements on the ground floor and
residential dwellings above. However, no office or business floor space was proposed.

The long term benefits of providing office and business floor space are:

e Future-proofing/flexible land use opportunities

e Protection of employment opportunities

¢ Daytime foot traffic to support businesses such as retail uses,
e Encourage live/work opportunities

¢ Maintain and enhance day time vitality & vibrancy

Woollahra Municipal Council
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e High-quality businesses and activities that attract people to the Centre

e Products and services for the needs of residents

To maintain and enhance the non-residential character of the Centre, it was recommended to retain
two levels of non-residential floor space. However, this requirement may impact the viability of new
development in the Centre, resulting in higher residential FSRs to offset the commercial value. To
test this viability, in May 2018 Hill PDA was commissioned to provide an economic feasibility test.

This report recommends that Council consider a review of the FSR controls in the Centre to permit
an FSR of 4:1 for one floor of commercial floor space and an FSR of 4.5:1 for two floors of
commercial floor space. Consistent with the Hill PDA Study from 2015, the most appropriate FSR or
FSRs within this range would be dependent on urban design testing and other environmental
considerations. Each site and its “tipping point” must be considered on its merits. The Draft
Strategy has been provided in response to the recommendations of the feasibility study to provide a
strong and cohesive planning and urban design framework to guide the future of the Centre.

Woollahra Municipal Council
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3 Context?

The Double Bay Centre is located in
the suburb of Double Bay, as shown in
Figure 1. The Centre enjoys a
privileged position near the southern
edge of Sydney Harbour in Sydney’s
Point Eastern Suburbs. It is located on New
Piper South Head Road, which is the main
arterial spine connecting Sydney CBD

Darling to the eastern suburbs. The Centre is
Point located within a 10-15 minute walking
itters catchment of Edgecliff Railway Station,
y approximately 500m from the Double
Edgeclif L Bay Ferry Wharf, and less than 4
v @, kilometres from the Sydney CBD.
o ’?r,v .
n
Bel

.
.

Figure 1: Map illustrating the boundary of the Double
Bay suburb (in blue) and the Double Bay Centre (in red)

3.1 Population

In 2016, the population of the Double Bay suburb was 4,642, which accounted for 8.56% of the total
population of the Woollahra Local Government Area (LGA). Children aged 0 - 14 years made up
11.4% of the population and people aged 65 years and over made up 21.9% of the population.

The proportion of the different age groups is summarised below:

e 15-24 Years - 8.6%
o 25-29years - 11.5%;
e 30-34 years - 11.7%;
e 35-39years-7.8%
e 40-49 years-11.7%
o 50-54 years - 4.6%
e 55-59years-5.7%
e 60-64 years - 5.1%
The median age of the population was 39 years. A relatively small percentage of the population is in

the age groups of 20 to 24 years (5.3%) and 15 to 19 years (3.3%) as compared to the state
average of 6.5% and 6% respectively.

The provision of additional housing, especially smaller housing types, will have the potential to
encourage a younger age group to live in and activate the Centre.

2 The data for the context section was sourced from the 2016 Census. However, we note that these figures
may have been impacted from recent events including the Covid-19 Pandemic.

Woollahra Municipal Council
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3.2 Housing type and household composition

In 2016, the Double Bay housing stock was dominated by apartments (75.1% of all dwellings),
followed by separate houses (14.6%) and semi-detached dwellings (9.6%). The percentage of
apartments in Double Bay (75%) was much higher than the average for Woollahra (50.2%) and
NSW (19.9%).

The suburb had an average of 2.1 people per household. In 2016 the predominant composition of
households in Double Bay was:

o families — 1,123 (56.4%)
e single persons — 663 (33.3%)
e groups —206 (10.3%)

Of all family households, 52.5% were couples without children, 32.4% were couples with children,
and 12.3% were one-parent families. The proportion of single-person households (33.3%) was
much larger than the average in NSW (23.8%). Similarly, the proportion of group households
(10.3%) was also larger than the average in NSW (4.2%).

Consistent with the Hill PDA studies, encouraging additional housing, particularly smaller housing
types such as studios and 1 bedroom apartments will cater to this demand.

3.3 Employment and journey to work

The majority of Double Bay’s population were employed in full or part-time work (93%), with only
3.4% of the population being unemployed.

In 2016, the most common methods of travel to work for employed people were: Car, as driver
32.3%, Train 20.3% and Walked only 8.4%. Other common responses were worked at home 8.0%
and Train, bus 5.6%.

Cycling as a form of active transport is encouraged by Council and has been investigated as part of
the Transport Study in 2020. The study recommends infrastructure upgrade to encourage a modal
shift from private vehicles to active transport, in particular, walking and cycling in and around the
Centre. Council has endorsed the Double Bay Pedestrianisation Study (on 29 September 2020)
which provides a series of recommendations for the Centre. In addition, Council staff are currently
working with SCT to prepare a Council-wide Active Transport Plan.

The Draft Strategy maintains and enhances the residential and non-residential floor space ratio to
increase live/work opportunity within the Centre, reducing travel times. It is also anticipated that the
suggested public domain improvements (including pedestrianisation) will further encourage people
to walk and cycle through and to the Centre.

3.4 Housing supply target for the LGA
The Greater Sydney Commission has set housing targets for the LGA in the Eastern City District
Plan, which include the following:

e Five-year housing target of 300 dwellings between 2016 and 2021

e An indicative target of 500-600 dwellings between 2021 and 2026

e The 6-10 year and 20-year targets will be developed during the preparation of Woollahra’s
Local Housing Strategy.

Woollahra Municipal Council
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To comply with the housing objectives and targets of the NSW Government, Action 25 of Woollahra
LSPS 2020 requires that the Local Housing Strategy:

responds to the requirement for the delivery of five-year housing supply targets for the LGA

responds to the requirement for the delivery of 6-10 year (when agreed) housing supply
targets for the LGA

c. Investigates capacity to contribute to the longer-term 20-year strategic housing target for the
Eastern City District.

The Woollahra Local Housing Strategy (LHS) 2021 was prepared and adopted by Council on 25
October 2021. The LHS identifies how we will accommodate new homes and identifies
investigations for longer-term outcomes to cater for changing community needs.

The LHS was informed by a residential market analysis for the LGA prepared by SGS Economics
and Planning. Based on their analysis, SGS Economics recommended, in part, that:

o future estimated demand is relatively modest based on the population projections, and
particularly once recent and proposed developments are considered

e capacity in the planning controls appears constrained and there is a need to provide capacity
for around 1000 apartments from 2026 to 2036

e planning for additional capacity in Edgecliff and Double Bay represents a prudent and
responsible approach to provide a planning buffer, particularly for the period beyond 2026.

Consistent with the objectives of the strategic framework, local centres such as Double Bay with
frequent public transport, community facilities and employment opportunities will provide
opportunities to contribute to achieving Woollahra’s housing targets.

Woollahra Municipal Council
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4 Draft Double Bay Centre Planning and Urban Design Strategy (Draft
Strategy)

4.1 Summary of the Draft Strategy

The Draft Strategy recommends amendments to the future built form in the Centre which will be
facilitated with changes to the Woollahra LEP 2014 and the Woollahra DCP 2015.

The recommendations in the Draft Strategy were created using detailed building envelopes for each
of the review sites. These building envelopes were crafted based on building height, street wall
heights and detailed setbacks. Figure 2 below illustrates the review sites and the detailed building
envelopes for these sites are shown in orange.

REVIEW SITES - SUBJECT TO A DIFFERENT COUNCIL PROCESS

Figure 2: Indicative building envelopes as per the Draft Strategy (2020)

In order to facilitate development in the Centre, and consistent with the reports prepared by Hill PDA, the
Draft Strategy recommends a maximum height of six storeys for certain sites in the Centre.

In reviewing the potential outcomes of the proposed building envelopes, it is noted that this will have
implications to the permissible gross floor area (GFA) on the review sites.
Figure 3 below diagrammatically illustrates?® three different scenarios for each of the review sites.

e Scenario 1 lllustrates how the existing development on the site might look

e Scenario 2 lllustrates the current applicable controls (including land use mix) under Woollahra LEP
2014 & Woollahra DCP 2015.

e Scenario 3 lllustrates the proposed controls in accordance with the Strategy.

3 Diagrams are conceptual only, and do not represent the existing or proposed building envelopes.

Woollahra Municipal Council
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Scenario 1 Scenario 2 Scenario 3

&

Existing development Current applicable controls Proposed controls

B Mon-residential uses [ Residential uses

Figure 3: Indicative bulk, scale and land use configuration of a
review site based on three scenarios.

Having analysed the potential built form for each of the review sites, Council staff have calculated
the total indicative yield based on each of these three scenario. Table 2 below contains the
following for each scenario:

e Total indicative residential and non-residential yield
e Estimated number of dwellings based on an average size of 100m?
e Estimated maximum number of residential and non-residential parking spaces

The estimated number of residential and non-residential parking spaces was created using the
current maximum parking provision rates and parking multipliers within Chapter E1 Parking and
Access of the Woollahra DCP 2015.

An average unit size of 100m? for two-bedroom apartment was based on market research carried
out by Hill PDA in preparing the Double Bay Economic Feasibility Study 2015.

Table 2: Indicative total yield of the review sites based on three scenarios

Yield Scenario 1: Scenario 2: Scenario 3:
(Estimated) Existing Current applicable Proposed controls
development controls
Minimum 40,448 36,530 60,163 — 63,702
non-residential uses (Ground floor only) (Minimum ground and
total GFA (m?2) first floor)
Residential uses 4,704 37,648 37,665 — 40,176
Total GFA (m?)
Number of dwellings 42 338 338 — 361
(Based on 100m2)
Maximum non- 184 723 1,046 — 1,108
residential parking
spaces
Maximum residential 5 405 405 —-433
parking spaces

Woollahra Municipal Council Page 11 of 34
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As identified in Table 2, the proposed building envelopes would facilitate approximately 23
additional dwellings when compared to the current planning controls (based on a unit size of
100m?). Whilst this is a relatively modest uplift, as we have been advised by Hill PDA, without the
additional uplift the review sites will not be economically viable to redevelop. There is a greater
uplift in non-residential floor space, where there is an increase of approximately 20,000 m? of GFA,
assuming that there are two levels of non-residential GFA as part of the development.

The traffic and transport implications can be mitigated by implementing the recommendations of the
Transport Study prepared by SCT. There are also a number of other complementary reports such
as the Draft Woollahra Integrated Transport Strategy, Draft Woollahra Active Transport Study and
the Double Bay Pedestrianisation Study which, if implemented, will further enhance the liveability of
the Centre.

The Draft Strategy maintains and enhances the existing unique character of the Centre as Sydney's
stylish bayside village, whilst creating opportunities to address future community needs including:

o The provision of additional housing choices for people to live and work in the Centre

o Opportunities to replace older building stock with new buildings demonstrating design
excellence

o Our continued commitment to placemaking, and improving the public domain

o Sustainable living

. Opportunities for more people to live in and visit the Centre, contributing to its ongoing vitality
and vibrancy

. Supporting local jobs and businesses in the Centre.

The recommendations of the Draft Strategy, CIS and the Transport Study demonstrate that the
Centre is capable of accommodating the scale and density nominated in the Draft Strategy.

Woollahra Municipal Council
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5 Anticipated built form outcome

To assist with illustrating the Draft Strategy and the potential built form outcomes, a series of
photomontages from SJB Architects (2019) were prepared. These images provide an example of
the proposed built form if new development is designed and built consistent with the proposed
controls for the review sites.

These photomontages identify the existing built form and streetscape at the time of preparing the
Draft Strategy. They represent a point in time and do not illustrate recent development approvals
which may change between approval and final construction stages.

5.1 Bay Street

Some of the key elements illustrated in the Bay Street photomontage at Figure 4 are:
o Four-storey street wall height to maintain the human scale
o Green and leafy streetscape
e Sensitive alterations and additions to the character buildings

e Fine-grain facade*

¢ Active frontages on the ground level with outdoor dining area

Figure 4: View looking down Bay Street towards New South Head Road

4 For the purpose of this Strategy, fine-grain development, facade or streetscape is (or represented) as small
and narrow, permeable, well articulated development which encourages a diversity of forms, uses and tenures
and allows a rich variety of buildings to emerge. Fine-grain blocks, lots and connections facilitate a village
lifestyle which promotes liveability and encourages walking, exploring and social interactions.

Woollahra Municipal Council
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5.2 Cross Street
Some of the key elements illustrated in the Cross Street photomontage below at Figure 5 are:

Two-storey street wall height on the northern side of the street and four-storey street wall
height on the southern side of the street to enhance the human-scaled character of the
street

Recessed built form above the street wall heights to mitigate the perceived bulk and scale
from the street and incorporate further landscaping to enhance the streetscape character

Built form articulation to achieve a fine-grain development especially on lower levels
Urban greening

Active retail frontages at the ground level, and non-residential uses on the first floor

Continuous awning for weather protection.

Figure 5: View looking down Cross Street just before Transvaal Avenue.

Woollahra Municipal Council
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5.3 Knox Street
Some of the key elements illustrated in the Knox Street photomontage at Figure 6 are:
o Two-storey street wall height on the northern side of the street
¢ Significant secondary setbacks above the street wall height
¢ Rooftop landscape above podium which enhances the green character of the street
¢ Fine-grain facade with active retail frontages on the ground level
The outdoor café area at the front of the Cosmopolitan Centre is an important part of the Centre’s

offering and a key contribution to footpath dining in Double Bay. The built form recommendations in
the Draft Strategy has been prepared to ensure adequate solar access is achieved to this location.

4"‘

m«mﬁw

Figure 6: View looking from New South Head Road into Knox Street.

In March 2019, Council resolved to investigate the opportunities and formulate a plan for turning
more of the Double Bay Commercial Centre into pedestrian-only precincts. Subsequently, Council
engaged transport consultants, SCT Consulting, to prepare a study to pedestrianise more of the
Double Bay Commercial Centre. The Double Bay Pedestrianisation Study was endorsed by Council
on 29 September 2020. The Draft Strategy is consistent with the recommendations of the Double
Bay Pedestrianisation Study.

It is noted that the pedestrianisation of Knox Street (between Bay Street & Goldman Lane) is one of
the recommendations of the Double Bay Centre Pedestrianisation Study (endorsed by Council on
29 September 2020). The proposed pedestrianisation of this part of Double Bay will enhance
permeability and walkability and provide opportunities for public art, urban greening and a range of
pop-up events and activities.

Woollahra Municipal Council
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Concepts for the proposed pedestrianisation of Knox Street were publicly exhibited in February
2022 (see Figure 7).

The Draft Strategy, including the built form recommendations in Knox Street is consistent with and
responds to the outcome of the Double Bay Pedestrianisation Study in Knox Street by providing a
human-scale development, maximising solar access and enhancing pedestrian permeability.

= r

e CEBIE B —.;éin""*r:: = b e ' 5y K& &
Figure 7: Artist’s impression of the proposed pedestrianisation of Knox Street Double Bay, as
exhibited in February 2022.

Woollahra Municipal Council
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5.4 Transvaal Avenue

Some of the key elements illustrated in the Transvaal Avenue photomontage at Figure 8 are:
o Two-storey street wall height with a recessed built form above the street wall
¢ Built form articulation to enhance the fine-grain character of the street
e Built form transition to Transvaal Avenue Heritage Conservation Area

e Ground-level setbacks of the site at No 19-27 Cross Street to maintain the sightline from
Goldman Lane to Transvaal Avenue Heritage Conservation Area.

The recommendations of the Draft Strategy allows for an appropriate human-scaled streetscape
with a gradual and sensitive transition to the heritage conservation area®.

i

i

Figure 8: View from Transvaal Avenue looking towards Cross Street.

The pedestrianisation of the eastern side of Transvaal Avenue is also a recommendation of the
Double Bay Centre Pedestrianisation Study. This will enhance pedestrian permeability and Centre’s
walkability and provides increased opportunities for outdoor dining and other social and cultural
activities. The recommended upgrades to Transvaal Avenue will be progressed as funding options
become available. The Draft Strategy is consistent with the recommendations of the Double Bay
Centre Pedestrianisation Study.

5 We note that this photomontages identifies the existing built form and streetscape at the time of preparing
the Draft Strategy. It does not represent recently approved development applications.

Woollahra Municipal Council
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6 Discussion of potential community impacts - response to the
strategic plans

The Greater Sydney Region Plan is a comprehensive strategic

m reater ne . .
MW | Srmmsson” plan which guides change and growth throughout the Sydney
metropolitan region.
GREATER SYDNEY REGION PLAN
A Metr‘opqll_s ‘The Greater Sydney Region Plan, A Metropolis of Three Cities
of Three Cities is built on a vision of three cities where most residents live within
connecting people 30 minutes of their jobs, education and health facilities, services

and great places’. (P 9 of the plan)

Located within 30 minutes of strategic centres and employment
hubs including Bondi Junction and the Sydney CBD via public
transport, the Centre is well-positioned to facilitate the vision of a
'30 minute city’.

For the purpose of this report, we have discussed the outcome of the Draft Strategy and the built
form implications against the Liveability Directions and objectives of the Greater Sydney Region
Plan which are:

e A city f